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Abstract 
Property development can be considered as one of the important activities that drive out the stability and enhances 
human being lifestyle. Limited flat area caused the property developer in Malaysia began to explore and develop 
hillside area. This paper presents preliminary findings of the influencing factors of the property buyer in hillside 
residential development. Based on a questionnaire survey to residents of Taman Bukit Maju 2 at Manjung, Perak, 
Malaysia, the main factor that influenced the property buyer decision was view and ventilation. This paper proposes 
that the property developer should carefully plan and design the hillside development.  
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1. Introduction  
The built environment is filtered by cultural factors, which include ideals, values and dreams (Zavei & 
Jusan, 2012). Property development can be considered as one of the important activities that drive 
stability and enhance human being lifestyle. Questions regarding environment-behaviour transactions are 
becoming significant inputs. For examples, behavioural issues such as safety and security, privacy and 
personal control, communication and imageability, physical and psychological comfort, expected lifestyle 
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and social change should be treated with more relevance and validity in design practice (Horayangkura, 
2012). The increase of population in Malaysia leads to the enormous number of demand in the housing 
(Yakob et al., 2012).  
The house that is made of diverse and heterogeneous attributes requires that other aspects of the 
housing attributes need to be researched into, and the attendant motivations for the housing user in 
choosing a set of housing attributes over and above alternative sets of housing attributes (Zinas & Jusan 
2012). The residential subsector is by high household formation in Malaysia. Due to this aggressive 
action, the flat areas of land have been exploited to fulfill human needs. Housing on this area has higher 
demand and sold at higher price. Due to the shortage supply of flat area, housing developers has started to 
develop housing in a slope and hilly area. However, the regulations and guidelines applied to the 
development at hilly area are different from the flat area because of its topography. So the developer must 
comply with these regulations to ensure safety for the residents and properties (Yakob et al., 2012). 
Developing a hilly area has a hidden risk, not only towards the property developer but also towards the 
property buyer and investor. Among the hidden risks are landslide tragedies and soil erosion phenomenon. 
These incidents lead to property loss, death and investment loss. This scenario creates curiosity whether 
the developers and property buyers are aware on the subsequences of developing or buying the housing 
property at hilly area. Therefore, residents at landslide prone area could have considered more influential 
factors apart from all the threats from landslides in their decision making of buying a property (Azmi et 
al., 2013). The intensity of impacts from landslide hazard can be minimized if the hazard zones can be 
predicted and mapped before any development activity takes place (Othman et al., 2012). Therefore, a 
study has been conducted to identify the most influence factors on the purchasing decision of the property 
buyers at hilly area. 
2. Decision Factors in Purchasing a Hillside Property 
A successful hillside development project is both a profitable venture for the developer and an asset to 
the surrounding community (Moser, 1991). Real estate marketing materials promote good places that 
include community, friends, lifestyle, health, exclusivity, prestige, privacy and security (Almatarneh, 
2013). A hillside property is popular among the high income people who favour privacy and prestige. 
They believed that reputation of the developer in developing the hillside property makes them feel safe 
and have confidence to reside in the area. Other leading factors that make hillside property attractive and 
exclusive are impressive views, good ventilation and better natural lightings (Samah, 2010). The hilly and 
sloppy terrain combined with the designer's creativity will create an impressive architecture. This factor 
contributes to the increment of property value of the hillside property (Samah, 2010). Customers always 
prefer to purchase real estate product that has a reinvestment value (Raden Aswin Rahadi et al., 2013) and 
social and economic status and property investment (Hapsariniaty et al., 2013). In fact, the homebuyers 
still staying in their current neighbourhoods despite these areas were prone to landslides (Azmi et al., 
2013). 
Two ideologies embraced by property buyer in purchasing a residential property are home preferences 
and home choice. Home preferences refer to the relative attractiveness of an object whereas the home 
choice refers to the actual behaviour of the property buyer (Jansen et al., 2011). The assessment of 
investment factors on hilly property either for own occupant or rental can be categorised into two major 
perspectives. First is home features perspective that represents the home preferences. Second perspective 
is environmental features that represent the home choice. Advertising and marketing by the property 
developer play an important role in fostering consumption and influencing housing preferences 
(Almatarneh, 2013). From the literature review, this study has identified seven factors that may have 
influence on the purchasing decision by the property buyer. The factors are price, location and design, 
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view and ventilation, type of neighbourhood, facilities and amenities in the neighbourhood, Feng Shui and 
prestige, luxury and style. 
2.1. Price  
Price is a measurement tool in the state of payment or compensation between two parties who carry 
out any dealing or transaction for the sake of another party who will get goods or services as in return. 
Besides that, price also acts as a medium of consideration in exchange activities in term of transfer of 
ownership or other commercial transactions purposes. In real estate perspective, the price imposed by the 
developer deems to be current market price. For the property sector, the price also can be considered as a 
key factor for the property buyer in making decision to buy a house. Most of the buyer will find the most 
affordable property price. The price can be higher or lower depend on a few relative factors. Among the 
factors are design, accessibility, facilities, community concept, prestige and security (R. Aswin Rahadi et 
al., 2012). In addition, external factors are another uncontrollable factor that influence the housing price, 
with the most influencing factor is speculative behavior (Raden Aswin Rahadi et al. 2013). 
2.2. Location and design 
Location plays the most important role that influences the successful of the housing project. The good 
location will give a high degree of profit return. Decision on the location to live in is a critical action 
because it will lead to household long-term financial burdens, daily activities and opportunities, social 
interactions, health and safety, as well as costs imposed on others (Litman, 2012). The topography of the 
hilly area inspires the architect to design an impressive architecture work. However, the property buyer 
must aware that the instability of hilly areas is caused by the terrain formations, human activities and 
heavy rain falls (Azmi et al., 2013). 
The other factors that would affect the location are its' local economy and social activities. However, 
these factors are more toward income and social status. In addition, other factors that can influences 
location preferences are status and investment value. These factors are quite important because the 
residents of the housing scheme prefer the prestige title. The three top factors that should be considered 
by the property buyer before buying a house are location, location and location (Marbeck, 1994). Study 
done by Zhang and Lin (2011) proved that how the effect of location on the sense of community such as 
those residents living in dwellings with elevators or in gated communities have paradoxical effects with 
decreased community affection and increased community belongingness. Different design and location of 
residential will give a different value in term of social status, the availability of public goods, job 
opportunities, and consumption of private goods. So location is one of the key factors that lead to the 
housing quality and household welfare (Jansen et al., 2011). 
2.3. View and ventilation  
The impressive natural surroundings, good ventilation and better lighting are the leading factors that 
make hillside housing development attractive and exclusive. The increasing in demand for housing 
located at hilly area are due to the natural beauty, impressive view, lack of suitable flat area, beautiful 
scenery, fresh air, and exclusiveness (Sew & Chin, 2000). 
2.4. Type of neighbourhood 
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Another consideration for the property buyer is neighbourhood. Neighbourhood is where the occupants 
are drawn and put together by common and beneficial interest. Therefore, good neighbourhood will affect 
the residential price (Hong, 2011). There are many types of a neighbourhood concept that can be adopted 
by the developer mainly to attract people to buy their property. The best way in deciding the type of 
neighbourhood is by looking at the surrounding qualities in term of environmental and facilities (Hong, 
2011). The strength of the effect of the residential environment does seem to be related to the immediacy 
of the environment (Cantarero & Potter 2012). Normally the property at the hilly area is surrounded with 
the gated and guarded community services. The most prominent underlying reasons for the property 
buyer want the gated and guarded property are the status symbol that goes along with owning a property 
that is protected. Another reason in living within the gated and guarded residential is that safety or crime 
factors are very pertinent indicators of the quality of life of residents in any neighbourhood (Okunola & 
Amole 2012). In fact, the gated neighbourhood is related to the high income-earning residents’ lifestyle 
where their need to feel safe is increase when their income rate increase (Sakip et al., 2013). 
2.5. Facilities and amenities in the neighbourhood 
The standard facilities such as public transport and amenities such as water and electricity supply also 
play an important role for the property buyer to decide which property they should buy. The public 
transportation is inter-related with the economic growth and helps in the spreading of information such as 
business opportunities, reduce sprawl and created good scenario of the place. Besides that, by having an 
efficient and effective facilities and amenities supply, the property buyer feels safe and enjoys residing 
there (Almatarneh, 2013). A well planned zoning of land use for housing area, provision of open space 
and recreational area, provision of community facilities are among those aspects that can generate impact 
on living environment of the people (Yakob et al., 2012). 
2.6. Feng Shui  
Feng Shui concept is an ancient believe and knowledge on how to deal with surrounding energies in 
order to ensure a good state of health, fortune and wealth. Feng represents wind and Shui represents 
water. In Chinese tradition, they believe that wind and water are the most important elements that 
contribute to good health and good fortune (Tchi, 2013). In order to have a very good Feng Shui, the 
property buyer should know the location, neighbourhood and lot placement (Kong & Chiong, 2006; Tchi, 
2013).  
Location has influence on the quality of energy that enters the house. In order to make sure the 
selected house is having a good location sentiment from the Feng Shui perspective, the house must 
receive a good energy from its surrounding in term of a good neighbourhood, clean street and lot 
placement (Tchi, 2013). The wind (Feng) and water (Shui) are interrelated especially at hilly area as there 
are strong wind blow and water catchment area. 
 
2.7. Prestige, Luxury and Style 
 
Prestige, luxury and style means high status or greater reputation achieved by having something that 
other peoples could not afford to have it. Furthermore, it also reflects the level of wealth and taste or style 
for a particular community (Almatarneh, 2013). These factors influence people buying a house at the hilly 
area. It can be seen from the buyer’s perspective, the current standard of modern living and the advent of 
household and building technologies, these recent developments may in turn expose people to diverse 
alternatives of domestic and home modification technologies. The impacts toward lifestyle may have the 
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consequences on the evaluation of residential environments (Mahmud et al., 2012). Normally the reasons 
of buying are for marriage, security, investment and lifestyle upgrade. The property buyer feels that they 
are having a greater status if they live at higher place compared to others. Also at the same time, they can 
enjoy a broad scope and range of scenery view. 
3. Methodology 
This study used quantitative method to gather data from respondents in selected hillside property. The 
objective of the survey was to identify the resident's preferences and influence factors on buying property 
at hilly area. The measurement used for the questionnaire was Likert Scale method. This psychometric 
response scale can obtain participants preferences or degree of agreement with a statement or set of 
statements. The variations adopted in Likert scale is commonly set as five point scale ranging from 
"strongly disagree" on one end to "strongly agree" on the other with "neither agree nor disagree" in the 
middle. In the survey form, nine variables of preferences were asked to the respondents. They were price 
factor, location factor, design factor, view factor, ventilation factor, type of neighbourhood factor, 
facilities and amenities in the neighbourhood factor, Feng Shui element factor, and prestige, luxury and 
style factor. 
In this study, self administered questionnaire survey had been conducted to all residents of Taman 
Bukit Maju 2, Manjung, Perak. A total of 146 questionnaire survey form had been distributed directly to 
every unit of the terraced house. This study involved all these units as the respondents in the 
questionnaire survey without sampling because of the small population (less than 200). It is believed that 
to sample the whole populations can achieve a desirable level of precision (Glenn, 1992). 
Only 50 residents participated in the survey and gave a response rate of 34%. The acceptable response 
rate should be between 50%- 80% (Susan & Cynthia, 2006). Although the response rate in this study was 
below the acceptable rate, it was considered acceptable because it was sufficient for the population less 
than 1000 respondents (Neuman, 1991). Furthermore, it was difficult to get higher response rate due to 
some difficulties to get cooperation from the respondents to participate in the survey. Some difficulties 
were vacant houses, and tenant was not around or tenant was reluctant to respond to the doorbell. Ample 
time was given to all respondents to complete the survey. The questionnaire survey form was collected on 
the same day of distribution. 
All the data from the questionnaire survey had been statistically analysed with SPSS software. Two 
types of analysis were used, namely descriptive mean and ranking. The first analysis was to derive the 
mean of every variable. Then for the second analysis, ranking of the variables was tabulated. The ranking 
was to determine the most influence factor on buying hillside property and to the least influence factor. 
4. Results and Discussion 
The data had been statistically analysed to identify the parameters that have influence on the decision 
made by the property buyer when buying a property at hillside area. The parameters studied with regards 
to house choice and house preferences had been classified into two categories namely home features and 
environment features. For home features, the parameters are price factor, location factor, design factor, 
view factor, and ventilation factor. Meanwhile, the environment features consist of type of 
neighbourhood, facilities and amenities in the neighbourhood, feng shui elements, and prestige, luxury 
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Table 1. Level of agreement on home features and environment features. 
 




Disagree Neutral Agree Strongly 
agree 
Price  0 0 2 4 94 
Location  0 0 0 4 96 
Design 0 0 0 8 92 
View and ventilation 0 0 0 2 98 
Type of neighbourhood  2 4 4 26 68 
Facilities and amenities in the neighbourhood 0 0 2 18 80 
Feng Shui elements 16 34 0 0 50 
Prestige, Luxury and Style 0 0 0 10 90 
4.1. Price factor 
As shown in Table 1, most of the respondents (94%) strongly agree that price factor has an influence 
to the decision made. Only 2% of the respondents gave neutral agreement on this factor. Meanwhile, none 
of the respondents disagree for price is the factor that could influence them to buy the hillside property. 
Property buyer will accept the price if all their needs and favours has been offered and provided by the 
property developer (R. Aswin Rahadi et al., 2012). 
4.2. Location factor 
All the respondents agree (4%) and strongly agree (96%) that location is an important factor that could 
influence their decision on buying hillside property. For this reason, they will consider the location of the 
property when making the decision. However, residential development on hilly areas can increase the 
impact of landslide (Othman et al., 2012). Therefore, the property developer can minimise the intensity of 
impact from landslide hazard if they identify the hazard zones before planning any development activity. 
The landslide zone map can be predicted by Multi-criteria decision making and GIS (Othman et al., 
2012). 
4.3. Design factor 
From the Table 1 above, it is clearly shown that design factor is one of the important factors that could 
influence the hillside property buyer decision. All the respondents, with 8% agree and 92% strongly agree 
that design factor under the home features perspectives has influence to their decision. They will consider 
this factor when choosing a property at the hillside area. 
4.4. View factor 
This study found that the view factor is one of the important factors that could influence the property 
buyer when deciding to buy the hillside property. Result in Table 1 shows that all the respondents 
strongly agree (98%) and agree (2%) on this home features perspectives. 
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4.5. Ventilation factor 
Similar to previous home features perspectives, the ventilation factor also was found to be one of the 
important factors that could influence the property buyer decision. As shown in Table 1, all the 
respondents with 98% strongly agree and 2% agree with this factor. They will consider this factor when 
making their decision in buying the property at the hillside area. 
4.6. Type of neighbourhood factor 
There were respondents who strongly disagree (2%) and disagree (4%) with the home features 
perspective on the type of neighbourhood is a factor for making decision on buying property at hillside 
area. Then, 4% of the respondents were at the state of neutral on this matter. However, majority of the 
respondents did strongly agree (68%) and agree (26%) to consider this factor when choosing a property at 
hillside area. Respondents in this research prefer gated housing, which is similar to findings in previous 
research conducted in Bandung, Indonesia by Hapsariniaty et al., (2013). In fact, the neighbourhood 
attachment found to be of higher importance than dwelling and city attachment (Kamalipour et al., 2012). 
4.7. Facilities and amenities in the neighbourhood factor 
Table 1 show that facilities and amenities in the neighbourhood are one of the important factors when 
making decision to buy hillside property. Majority of the respondents strongly agree (80%) and agree 
(18%) that this factor could influence their decision when buying a hillside property. However, there was 
2% of the respondents have neutral level of agreement on the environment features perspectives. This 
level of agreement is quite similar with previous research’s finding conducted by (Azmi et al., 2013) that 
residents have chosen accessibility and amenities as their top reason of why they choose to live in the 
landslide prone area. 
4.8. Feng Shui elements factor 
Table 1 show that only 50% of the respondents strongly agree with the Feng Shui element as one of 
the factors that can influence their decision when buying a hillside property. The other 50% of 
respondents strongly disagree (16%) and disagree (34%) on this environmental features perspectives. This 
result shows that they will not consider this factor when making the decision on buying the property at 
hillside area. 
4.9. Prestige, Luxury and Style factor 
Majority of the respondents strongly agree (90%) and agree (10%) with prestige, luxury and style 
factor as shown in Table 1. This result shows that they consider this factor as one of the important factors 
when making decision to buy hillside property. Similar situation happens in Egypt where the property 
buyer’s decisions are influenced by the Western lifestyles offered by the property developer in their 
advertisement (Almatarneh, 2013). 
4.10. Ranking of influencing factors on decision of buying hillside property.  
Based on the respondents' level of agreement on the home features perspectives and environment 
features perspectives as discussed in the previous section, the ranking has been made as shown in Table 2. 
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This ranking was determined based on the mean score recorded. The highest mean score will represent 
the most influence factor and will rank as the first factor. Meanwhile, the lowest mean score will 
represent the least influence factor. From this table, the first rank of influences factor is view and 
ventilation factor with a mean score of 4.98. The next ranking is location, followed by price and design. 
The lowest rank is Feng Shui elements with a mean score of 3.34.  
The residents and housing industry players should carefully understand the link between lifestyle 
orientations and residential environments (Mahmud et al., 2012). For this reasons, designers need to 
consider personal motivations in the housing decision making process (Zavei & Jusan, 2012). Designers 
should positively exploit the beautiful scenery at the hilly area into the housing design. Thus, influence 
the property buyer’s decision on buying the hillside property. The property buyer will consider several 
key factors from the property given and created a condition and compare it with the property’s price (R. 
Aswin Rahadi et al., 2012). Among the factors of property given are locations, land shape, physical 
condition. Meanwhile, the created condition comprise of design, facilities, security traits, and gated or 
non-gated neighbourhood. 
Table 2. Ranking of factors influencing property buyers’ decision 
Influences factor Mean Score Ranking of influences factor 
View and ventilation 4.98 1 
Location 4.96 2 
Price and design 4.92 3 
Prestige, Luxury and Style 4.90 4 
Facilities and amenities in the neighbourhood 4.78 5 
Type of neighbourhood 4.60 6 
Feng Shui elements 3.34 7 
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5. Conclusion  
This study found that the most influence factor in buying property at hillside property was view and 
ventilation. The prospective buyer favours the natural and beauty scenery of hillside view. With respect to 
this factor, the developer should carefully plan and manage the development at the hillside area especially 
the design and layout of the property. This action is to ensure a good view and ventilation at the property 
are well circulated and at the same time the residents could enjoy the fresh air. As discussed in the 
previous section, the hilly and sloppy terrain that combined with the creativity of the architect can 
produce a fascinating architecture. The exclusiveness of the architectural design that enhanced with the 
resort style adds aesthetic value to the property. This extra added value will attract people to reside in this 
hillside area. Therefore, an increase of interest in buying hillside property will increase the property 
value. A successful hillside development project is both beneficial and profitable venture for the 
developer and grant asset to the surrounding community. The accomplishment of the hillside property 
development requires careful planning and design. However, feasible development at this area is tough 
and expensive. In conclusion, the awareness on this matter is important to the developer and also the 
property buyer. Development of property at hillside area should carefully be planned and designed to 
conform to the present regulations on hillside construction. 
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